Date of Meeting: December 5, 2006

BOARD OF SUPERVISORS

ACTION ITEM #1 2

SUBJECT: CPAM 2006-0002, Crosstrail
ELECTION DISTRICT: Countywide
CRITICAL ACTION DATE: December 5, 2000

RECOMMENDATIONS:

Board of Supervisors — Committee of the Whole: On November 27, 2006, the Board of Supervisors Committee of
the Whole voted (7-1-1; York opposed, Tulloch absent) to forward CPAM 2006-0002, Crosstrail to the December 5,
2006, Board Business meeting with no recommendation. The motion included housing policies as distributed by

Supervisor Kurtz.

Planning Commission: On September 11, 2006, the Planning Commission voted (5-2-1-1; Doane and Ruedisueli,
opposed, Hsu absent, Munsey abstained) to recommend approval of the applicant’s proposed changes to the
Comprehensive Plan. The Planning Commission also recommended that Comprehensive Plan policy be changed to
designate the Loudoun County Sanitation Authority (LCSA) as the provider of utilities for the Leesburg Joint Land

Management Area (JLMA).

Staff:  Staff recommends retention of the existing land use designation for the Crosstrail property and retention of
existing land use, utility, and transportation policy in the Comprehensive Plan.

BACKGROUND: The Crosstrail property is located south of the Town of Leesburg corporate limits and within the
Leesburg Joint Land Management Area (JLMA). It is between the Greenway and the Leesburg Airport south of Tolbert
Lane. The property is approximately 491 acres and is currently zoned JLMA-20 and the entire property is located
within the Al (Airport Impact) Overly District. On May 16, 2006, the Board of Supervisors initiated consideration of
amendments to the Revised General Plan (RGP). the Toll Road Plan_(TRP), and the Revised Countywide
Transportation Plan (CTP) proposed by the applicant for the Crosstrail rezoning proposal. These proposed policy and
map changes were initially proposed by the applicant in September, 2004. The Board further directed that the CPAM

track concurrent with the rezoning application through the County’s review process.

The Planning Commission held a public hearing on the CPAM on June 19, 2006 and three subsequent worksessions on
July 6, July 17, and September 11, 2006, The Planning Commission voted to recommend approval of the proposed
language on September 11, 2006. Given State Code requirements, the Board has 90 days to review the CPAM and act
on the Planning Commission’s recommendation (December 11, 2006).

The Board of Supervisors conducted a public hearing on the CPAM (and rezoning) on November 14, 2006 and two
subsequent Committee of the Whole worksessions on November 20 and 27, 2006. After discussion of the policy issues
of the CPAM related to utility provision, airport compatibility and land use mix, the Board forwarded the CPAM to the
December 5, 2006 meeting with no recommendation.

The CPAM proposal suggests the following changes:

¢ Land Use Map — Revise the RGP and TRP planned land use maps to re-designate the subject property from
Business Employment/Keynote to Business Community.

e Land Use Mix Policy — Add a specific land use mix in the RGP policies for the subject property. The mix
includes residential uses; adult/retirement housing; office/retail and service; light industrial; neighborhood retail
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and services; public parks, open and civic space. A range of percentage of the total land area for each
component is specified in the mix.

e Utility Policy - Amend policy in the RGP and the TRP to allow either the LCSA or the Town to provide utilities
in the Leesburg Joint Land Management Area (JLMA). (Current policy states that the Town will provide
utilities in the JLMA unless another provider is agreed upon by the Town and the County.)

e Transportation Policy — Amend the CTP to include an off-ramp from the Dulles Greenway to the Crosstrail site
between Battlefield Parkway and Crosstrail Boulevard.

ISSUES: There are two primary issues related to the CPAM: 1) A change in land use designation to include a
residential component and a unique land use mix for the Crosstrail property and; 2) the proposed policy change to permit
either the Town or the LCSA to provide utility service to the Leesburg JLMA. Regarding the former, discussion has
focused on the impacts of locating residential use adjacent to the Leesburg Executive airport and whether a unique land
use mix, with up to 50% residential, is justified for the Crosstrail property only.

Regarding the utility issue, the Town and the LCSA provided information on technical considerations for utility
conveyance, and fiscal implications for service provision. The LCSA and Town agree that one system, as opposed to
two separate utility systems in the Lower Sycolin watershed, would make sense. The Town has been planning to
provide service to the JLMA since the early 1990’s. The Planning Commission, however, supported the applicant’s
proposed changes and in addition, supported a policy to designate the LCSA as the provider of utility service in the
JLMA. The existing policy allows for another provider (other than the Town) to serve the JLMA if mutually agreed
upon by the Town and the County. At the worksession on November 27, the Board discussed whether an agreement
could be drafted between the Town and the LCSA that would permit both entities to develop a service plan for the
JLMA that would define construction, service, and maintenance responsibilities for utilities,

At the November 27 worksession, Supervisor Kurtz distributed housing policies that she is recommending be included
in the Crosstrail CPAM (Attachment 3). The Board included these housing policies as part of the motion refering
CPAM 2006-0002 to this business meeting.

ALTERNATIVES: Staff has provided a number of draft motions below for the Board to consider. The options are
provided in each of the four policy areas which are the subject of this CPAM. To accept all of the proposed policy

changes, see motions 1, 4, 6 and 8 below. To reject all of the proposed changes see motions 2, 5, 7, and 9 below.
Options from each of the four groups may be selected to create a different alternative.

DRAFT MOTION(S):

I move that the Board of Supervisors adopt the following policy options regarding CPAM 2006-0002, Crosstrail:

Policy Options — Utilities

1. Accept the utility language as proposed in CPAM 2006-0002, (changes to RGP and TRP as specified in
Attachment 1, pages A-1 and A-3) to allow either the Town or the LCSA to serve the Leesburg JLMA with
utilities.

2. Retain the existing policy language in the Revised General Plan and the Toll Road Plan to allow the Town to

serve the JLMA unless a different provider is agreed upon by the Town and the County. Further, 1 move that
the Board request that the Town and the LCSA work on a draft utility agreement for service to the Leesburg
JLMA and that the Town and LCSA report back to the Transportation/Land Use Committee on such draft at an
acceptable date to be determined between the Chairman of the Committee, the LCSA and the Town.
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Change the policy language in the Revised General Plan and the Toll Road Plan to allow the LCSA to be the
provider of utilities in the Leesburg JLMA (Consultation with the County Attorney may be necessary regarding
advertisement of this option).

Land Use Designation

4. Accept the Planned Land Use map change as proposed in CPAM 2006-0002, from Business Employment (Toll
Road Plan) and Keynote (Revised General Plan) to Business Community for the Crosstrail property.

5. Retain the existing Planned Land Use map designations of Business Employment and Keynote for the Crosstrail
property.

Land Use Mix

6. Accept the land use mix policy changes as proposed in CPAM 2006-0002 for Chapter 9, policy 8 of the Revised
General Plan (see Attachment 1).

7. Retain the existing land use mix policy for Business Community in the Comprehensive Plan. A unique land use
mix policy would not be ascribed to the Crosstrail property.

Transportation

8. Accept the proposed changes to the Countywide Transportation Plan (CTP).

9. Retain the existing language in the Countywide Transportation Plan (CTP).

ATTACHMENTS:

I Applicant’s proposed Comprehensive Plan changes as submitted and advertised in May, 2006.

2. Applicant’s letter dated November 21, 2006

3. Housing policies distributed by Supervisor Kurtz at the November 27, 2006 Committee of the Whole meeting

4 Information prepared for November 20 and 27 Board worksessions

a. Comparison of other airports in region and land use patterns around them
b. Staff memo and information on Land Uses Adjacent to Airports

¢. Information on Leesburg Airport Flight Patterns and map

d. Comparison of other town center projects

STAFF CONTACT: Susan Berry Hill, Department of Planning
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EXHIBIT 1

ooz

PROPOSED COMPREHENSIVE PLAN AMENDMENTS

I REVISED GENERAL PLAN AMENDMENTS

PLANNED LAND USE MAP AMENDMENT

Change Property Designation from Keynote to Business
(Reference Exhibits 2 and 3)

Beason for Change Proposed: The Business designation promotes m

ixed use. The

Keynote designation is a single use district limited to large scale office development with
ancillary uses. The Business designation addvesses the location of large scale office and

promotes a mix of uses including housing, commercialivetail light
public/civic uses.

TEXT AMENDMENTS 1
CHAPTER 9: THE TOWNS, PUBLIC UTILITIES POLICIES

industrial and

L The Towns will be the providers of public sewer and water in their town JLMAs
unless a different provider is agreed upon by the county and the town, Properties

within the Leesburg JLMA may be served by either the Town or the Loudoun

County Sanitation Authority.

Reason for Change Proposed: In April of 2004, the County amended the Plan to provide
public sewer and water extensions into the Transition Areq of the County. This property

is immediately adjacent to Transition Areas and the availability of public utilities.

CHAPTER 9: THE TOWNS, LEESBURG JOINT LAND MANAGEMENT ARFA

POLICIES

8. The southeastern portion of the JLMA will be remapped to zoning classifications
that are compatible with the Land Use Map and that are compatible with the

Leesburg Executive dirport. Development to the west of the Ajrport, east of the

Dulles Greenway, between the Battlefield Parkway and Crosstrajl Boulevard

interchanges, will be developed for mixed use inchidin emplo

ent. housin

(high density and suburban residential densifies. plus adult/retirement
component). retsil, and public/civic uses. The land use mix {measured asg a

percentage of the gross land area) will generally comply with the following ratios:

Land-Use Category Minimum Required Maximum Permitted
Residential* _20% 50%
Office/Retail and Services 20% 50%

Light Industrial/Flex 10% 30%

_Neighborhood Retail and Services 0% 10%

Public Parks, Civic and Open Space 20% No Maximum

* Residential shall include an adult/retirement housin sub-component with a m

inimum of 40%

of the total units as adult/retirement housing

I Text Amendment Additions = Underlined Text

ATTACHMENT 1 LBGLIE-35514.1 51708 1424 AM
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EXHIBEIT 1
FROPOSED COMPREHENSIVE PLAN AMENDMENTS

Reason for Change Proposed: The original Toll Road Plan adopted in 1995 identified
development nodes along the Greenway from Route 606 to Battlefield Parkway. The
purpose of nodal development along the corridor is to “concentrate land use infensities
to limit sprawl and reduce public costs; to provide the critical mass needed 1o Support
bus and rail transit; to provide a development alternative which promotes the separation
of automobile-oriented land uses from transit-oriented land uses and to maintain the
¢fficient operation of the Dulles Greenway. ” (TRP, page 3-2) The nodes could vary in
their function but generally were intended fo be mixed use in character (except for
specific locations including the subject property). The TRP stated that the land use mix
should generally provide a balanced mix of residential (up to 50%) and non-residential
(up to 50%) uses. (TRP, page 3-4). The proposed Crosstrail development proposes a
land use mix consistent with that envisioned by this TRP policy.

In December of 1998, the County adopted CPAM 1997-0007, which amended the Node
Location Map to reflect only three nodes at the eastern end of the Greenway between
Routes 772 and 606. In addition, the policies adopted in conjunction with CPAM ]1997-
0007 tied the mix of land uses back to the General Plan (at that time the Choices and
Changes [70/30% mix] and now the Revised General Plan [75725% mix], which
significantly changed the land use mix originally envisioned for the Greenway nodes).
We believe the western end of the Greenway, which connecis fo the Leeshurg hub, is
ideally suited for a mixed use node and should be developed with a mix that will provide
the overall balance [50/50% mix] originally foreseen by the TRP.

Mixed use promotes the worl/live environment and establishes an "around the clock”
vitality. By its very nature, mixed use creates a place of interest and intermingles all
aspects of day to day life. These types of development are active not only during the work
week but also during the evenings and weekends. They provide employment, housing,
shopping, services and entertainment. They can be a venue Jor special events and
community gathering spot. Not all properties can or should be mixed use. There are,
however, properties which are ideally situated and we believe the Crosstrail site is such a
site. (Reference Exhibits 4 and 5 to the CPAM Statement of Justification Jor the proposed
land use mix for the Crosstrail property)

A
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EXHIRIT i
FROPOSED COMPREDENSIVE PLAN AMENDMENTS

iL

TOLL ROAD PLAN AMENDMENTS
FROFPOSED LAND USE MAP AMENDMENT

Change Property Designation from Business Employment to Business and Depict
Community Shopping Center near Greenway/Battlefield Parkway Interchange on
northern half of property. :

Reason for Change Propased: The Business Employment designation does not promote a
Jull mix of land uses. The Business designation, however, envisions a mix of uses
including employmeni, open space, civic uses, residential, commercial and recreational
facilities as proposed by the Crosstrail plan. In addition, the Town of Leesburg Plan
envisions the potential for a major community commercial center in this vicinity.

TEXT AMENDMENTS
CHAPTER 2: WATER AND SEWER

Page 2-3, Policy 6: The LCSA will be the primary provider of utility service for the Toll
Road planning area. The Town of Leesburg will may provide service to the Leesburg
Urban Growth area. Through a mutual agreement among the Town, the County and the
LCSA, the Town of Leesburg may provide service to areas west of Goose Creek, while
the LCSA will provide service to the rest of the Toll Road planning area.

Reason for Change Proposed: As noted previously, in April of this year, the County
amended the FPlan fo provide public sewer and water extensions into the Transition Area

of the County. This property is immediately adjacent to Transition Areas and the
availability of public wtilities.

CHAPTER 3: LAND USE AND COMMUNITY DESIGN
Amend Policy 6 (Adopted with CPAM 1997-0007) to add the following language:

6. The General Plan policies governing the development of Business Communities
apply to the Business Community areas located in the Leesburg Urban Growth
Area, including the density and mix prescribed by the General Plan except for the

Business Community area west of the Leesburg Aimport. between Rattlefield

Parkway and Crosstrail Boulevard, which shall develop as mixed use consistent
with the land use mix ratios defined in the Revised General Plan Joint Land Area

Management Palicies.

Reason for Change Proposed: The proposed land use mix ratio envisioned promotes a
balence of uses that will foster a vibrant work/live community. By balancing employment

and housing opportunities with retail and recreation services this area would enjoy
evening and weekend activity beyond the typical work day hours. The western end of the
Greenway at the entrance to Leesburg should be developed with a center that will foster
a sense of place, provide a range of activities and services, and resull in a fiscally
positive balanced development that will meet the needs of the community.
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EXHIBRIT
PROPOSEY COMPREHENEIVE PLAN AMENDMENTS

(11R

COUNTYWIDE TRANSPORTATION PLAN
REVISED CTP MAF AMENDMENT

Add a half interchange (access ramps and collector road) between Battlefield
Parkway and Crosstrail Boulevard.

Reason for Change Proposed: Provide better access to overall Transportation Network.
The proposed access ramps and Collector Distributor Road will not only provide good
transportation circulation for the proposed development, it will also improve the access
to south Leesburg. Preliminary traffic analysis of the future Battlefield Parkway
interchange indicates that the exit onto Battlefield Parkway, for motorists desiring to go
into Leesburg, will not function well. Traffic going northbound into Town will need to
make a left turn onto Battlefield Parkway. With the addition of the access ramps, the
Collector Distributor Road and the construction of the Airport Connector Road, relief
will be provided to the Battlefield Parkway interchange. Motorists will be able to exit the
Greenway and follow the Collector Distributor Road and make a right onto Battlefield
Parkway or follow the ramps into the development street network over to the dirport
Connector Road, again affording a right turn info Town. The applicant has met with
Dulles Greenway representatives who have indicated their preliminary support to this
ramp addition.

TEXT AMENDMENTS

Appendix 1:
> R-7 Route 267 (Dulles Greenway) (page, Appendix 1-21)

Location/Segment: Duiles North and Leesburg Areas (Suburban,
Transition and Town Policy Areas)/Route 28 at
Fairfax County line northeast to Route 15/7 Bypass

Existing Condition:
Functional Clagsification: Principal Arterial

Lanes/Right of Way: Four to six lanes/250-foot ROW

Description: RAM/R6M. Limited access median divided rural
toll arterial with grade separated interchanges at 1)
Route 28; 2) Route 606; 3) Loudoun County
Parkway; 4) Route 772; 5} Claiborne Parkway; 6)
Route 659; 7) Route 15/7 Bypass. >60 mph design
speed.

Ultimate Condition:
Functional Classification:  Principal Arterial

Lanes/Right of Way: Six lanes/250-foot ROW
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EXHIRIT ]
FPROPOSED COMPREHENSIVE PLAN AMENDMENTS

Deseription: R6M. Limited access median divided rural toll
arterial with additional grade separated interchanges
at 1) Crosstrail Boulevard; 2) Route 643; 3)
Battlefield Parkway. Ramp access with Collector
Distributor road betwesn Crosstrail Boulevard and
Battlefield Parkway. >60 mph design speed.

L9 Airport Area Connector (page, Appendix 1-77)

Location/Segment:  Leesburg Area (Town Policy Ares) Battlefield Parkway
south to Crosstrail Boulevard, just east of the Dulles

Greenway
Ultimale Condition:
Functional Classification:  Minor Collector
Lanes/Right of Way: Four lanes/120 foot ROW
Description: UdM. Local access wndivided urban collector. Left
and right turn lanes required at major intersections.
40 mph design speed.
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November 21, 2006

Scott K. York, Chairman

Loudoun County Board of Supervisors
I Harrison Street, 8.E,, 5th Floor

P. O. Box 7000

Leesburg, Virginia 20177-7000

Re:

Crosstrail; ZMAP 2005-0011; CPAM 20606-0002

Dear Chairman York:

In response to comments received at the public hearing of the subject applications, the applicant
has made the following changes to the proposed concept plan:

N
L

We have reduced the total number of dwellings that may be constructed on the Crosstrail
property to 1,100 dwellings and have agreed to limit the type of dwellings to multi-famity
dwellings within the town center (482 units) and active adult units to the south of the
town center 216 multi-family units, 109 single family detached units, and 293 townhouse
units.

The market rate single family attached dwelling units previously proposed at the
northwest corner of Hawling Farm Boulevard and Crosstrail Boulevard have been
removed and the area is replanned for some of the active adult units cited above plus 52.4
acres of parkland, including an adult softball field, volleyball courts and a dog park. The
parkland is located in an area where pilots using the Leesburg Executive Airport have
stated they occasionally operate their aircraft, notwithstanding the flight operation
patterns recommended by the FAA,

A 10 acre area west of the Leesburg Executive Airport has been reserved for sale to the
Town of Leesburg to address the Town's desire to expand and improve the profitability of
the Leesburg Executive Airport,

‘NEW YORK ¢ LONDON » LOS ANGELES » PARIS ¢ SAN FRANCISCO + WASHINGTON, D.C. # PHILADELPHIA » PITTSEURGH ¢ OAKLANDG

MUNICH + PRINCETON # NORTHERN VIRGINIA # WILMINGTON » NEWARK # BIRMINGHAM, LK. + CENTURY CiTY + RICHMORD

LBGLIB-48841.2-AEGOQDE 11/22/08 2:23 FM
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e Although The Peterson Companies currently enjoys access to Battlefield Parkway from
the Crosstrail property across Town-owned property, The Peterson Companies have
voluntarily agreed to relinquish such access without receipt of consideration to address
concerns of the Town of Leesburg and the Federal Aviation Administration ("FAA™)
concerning the impact which use of such easement may have upon the instrument landing
system proposed to be constructed at the Leesburg Executive Airport. The Peterson
Companies has also conveyed forty-five acres of its property to the Town of Leesburg to
improve the safety of the Leesburg Executive Airport.

Development of 52.4 acres of Crosstrail with parkiand rather than housing results in 22% of the
land area within Crosstrail being devoted to residential uses and creates a land use mix that is consistent
with the residential recommendsations of the Revised General Plan’s Business Land Use policies. As
you know, development in areas designated as Business Land Use is encouraged to incorporate the land
use mix recommended for Regional Office, Light Industrial or High Density Residential communities,
essentially single use districts with other uses as accessory or supportive uses..

While we believe that Crosstrail is broadly consistent with the Regional Office land use mix,
given the significant scale of proposed office use and the high proportion of open space, to avoid any
confusion the Crosstrail CPAM proposes to augment the Business Land Use options with a mixed use
framework that provides an even balance between regional office, light industrial, open space and
residential uses. The following table compares the land use ranges recommended by the Revised
General Plan for areas planned for “Business Land Use” — Regional Office and Light Industrial
Communities — with the land use range proposed by the Crosstrail CPAM and the actual land use mix
proposed with the Crosstrail ZMAP:

Business Land Uses

Range of Land uses by acreage (percentage)

Crosstrail ||| Crosstrail CPAM Jll  Regional Office Light Industrial
ZMAP
{(proposed) {proposed)
Min Max Min | Max Min Max
Office/Emp 20| 50 50 | 70 [ o 40
Retail o | 10 0 10 0 10
Residential 20 750 15 | 25 0 1 25
T 0 | 30 | 0 " %0 5| 85
Open Sp 20 | nomax 10 10
(total) | _ _ .
Civic i no max 5. 5

LBGLIB-48641 .2-AEGOODE 15/22/08 223 PM
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We note that both Regional Office and Light Industrial communities support up to 25% of the
land use as residential, and Crosstrail’s revised land use plan proposes an even smaller proportion of the
site for residential. To ensure cons1stency with the residential policies of the other types of Business
Communities, we would support revising the land use range prop()sed in the Crosstrail CPAMto a

maximum residential proportion of 25%.

We note that the proposed land use mix for Crosstrail is also consistent with the Regional Office
Policies of the Town Plan. For more than twenty years, the Town of Leesburg has identified the land on
either side of East Market Street from the Bypass to the eastern Town limits as an area appropriate for
Business |, regional office uses. In November 2005, Town Council amended the Town Plan and
approved & rezoning of the Village of Leesburg property, approximately 150 acres of real property
located on the south side of East Market Street at the intersection of River Creck Parkway. Town
Council has held up the Village of Leesburg as a project they support because it is fiscally positive and
will provide regional transportation facilities. The Village of Leesburg is consistent with Town Plan
mixed use goals and the "Optional Uses and Design” opportunity in the Town Plan which permits |
"individual projects [to] include up to 50 percent combined retail and residential use, such combination
not to exceed 25 percent residential or 35 percent retail”. Town Plan, p. LU-19. Although the policies
of the Town Plan do not govern development of the Crosstrail property, it is worth noting that the Land
Use Mix iltustrated on the enclosed Exhibit 4 that would be applicable if the applicant's plan amendment
is approved is consistent with the optional land use policies of Regional Office in the Town Plan.
Crosstrail will be developed with only 22% residential uses, 26% office/retail and service, 10%
industrial uses, 6% neighborhood retail uses, 30% public parks and open space and 6% civic and open
space uses. The resulting mixture of uses proposed for Crosstrail consistent with the Revised General
Plan Business Land Use policies proposed for the Crosstrail property and the Town Plan optional
policies for Regional Office areas.

The applicant has enclosed materials that illustrate the changes to the application made to
address comments made at the public hearing. The applicant looks forward to answering any questions
members of the Board of Supervisors may have at the November 27, 2006, Committee of the Whole
meeting. Please let me know if you or any member of the Board of Supervisors have questions about

any portion of this letter or its enclosures.

MAB/bmb
Enclosures

cc:  Kirby Bowers
Linda Neri
Denise Reyes
Susan Berry-Hill
Lou Mosurak

LEGLIB-48641.2.AEGO0ODE T1/22/06 2:23 PM



November 27, 2006

Supervisor Sally Kuriz

Catoctin District

Committee of the Whole Weorksession on Crosstrail

This is a Comprehensive Plan Amendment for central Loudoun and needs

[ SN E: S T s S S o
the samie consistant approach to housing policies as was approved for the

Arcola/Rt 50 area.

CPAM 2006-0002 Crosstrail

Motion: Add Policies
Unimet Housing Needs

1.

The County encourages a variety of housing types and innovative
designs to be developed in mixed-use communities to assist

fulfilling unmet housing needs.

The County will identify options for unmei housing meeds in the
Leesburg area not covered by the ADU zoning ordinance and
work toward an implementation plan.

Developers of residential and mixed-use projects are enmcouraged

to include proffers to fulfill unmet housing needs in their
development proposals.

The County will explore options fer the creation of programs,
tools, and incentives both publicly and privately developed that
wiii fuifill unmei housing needs.

The County will examine the authority ¢o establish and use the
benefits of Housing Trust Funds to help fulfill unmet housing
needs.,

The County will encourage public and private initiatives to
provide increased housing opportunities for residents and the
loeal workforce. Both programmatic and design approaches will
be encouraged in all projects to fulfill unmet housing needs.

ATTACHMENT 3
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DATE: November 29, 2006

TO: Board of Supervisors

FROM: Susan Berry Hill, Project Manager
Joe Gorney, Senior Planner

SUBJECT: CPAM 2006-0002, Crosstrail — Comparative Information on Regional
Airports and Adjacent L.and Use

The aftached information was distributed to the Board at the November 20, 2006,
worksession. The Leesburg Executive Airport could be compared to the four airports
that are referenced in this information: Frederick, Gaithersburg, Manassas, and
Centennial, Colorado. These airports are public, full service, general aviation airports
similar to Leesburg Airport. Each airport has plans for growth in the commercial
aviation sector as does the Leesburg airport. For the three airports in our region, the
enclosed information includes aerials and/or vicinity maps, planned land use, and

zoning information.

ATTACHMENT 4«
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AIRPARK STUDY AREA

This area is characterized by three major land use elements: industrial areas,
residential areas, and the Montgomery County Airpark. The Airpark, the area's
most prominent land use, is flanked by industrially zoned land, with areas of
parkland off either end of the runway. These land uses separate the Airpark from

the existing and future residential communities that constitute the remainder of .

the Study Area. The residential communities are diverse and include a wide range
of densities, types of units, and types of tenure.

One of the major concerns of this Plan is the capacity of the master-planned
roadway network as compared to the traffic generated by land use in the area and
the traffic passing through the area. To address this concern, the Plan makes the

following recornmendations: N

. A new road, Airpark Road Extended (A-268}, should be constructed to
provide parallel service to Muncaster Mill Road from MD 124 to
proposed Shady Grove Road Extended. This road will provide much-
needed, additional east-west traffic capzcity. Without Airpark Road
Extended, Muncaster Mill Road will eventually operate at an unaccept-
able level of service; and

® The majority of undeveloped industrial land adjacent to the Airpark is
recommended for I-4 zoning. In the I-4 Zone, general offices are a
special exception use. In reviewing applications for general offices, the
Planning Board will review whether the traffic generated by the office
development is compatible with the capacity of the roadway network.

Unlike Shady Grove West, the land use pattern in the Airpark Study Area is
largely established. Instead of proposing new plan concepts for extensive amounts
of vacant acreage, this Plan addresses land use and zoning for relatively small
parcels surrounded by existing development. For this reason, most of the land use
and zoning recommendations are presented in a tabular form at the end of this

section.

Land Use Plan Objectives

s To create & transition from the more urbznized [-270 corridor to the
wedge area north and east,

i
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. To reflect the capacity of the master-planned roadway network in land
use recommendations.

» To channel employment and higher residential densities to areas which
can be efficiently and effectively served by mass transit.

. To channel non-residential land uses to areas most affected by Airpark
noise. ' : |

] To provide additional acreage for incubator industrial uses.

Montgomery County Airpark

One of the major influences upon land use in the Airpark Study Area is the
Montgomery County Airpark.

The Montgomery County Airpark is a small, general aviation airport located
approximately seven miles from 1-270 in the central portion of Montgomery
County. Over 300 airplanes are based at the Airpark; most of these aircraft are of
the single- and twin-engine propeller type. A substantial percentage of the flight
operations consists of touch-and-go training flights in single-engine light aircraft.
This type of aircraft usually generates reiatively iow noise levels. The corporate
executives who use the Airpark use larger singie-engine and small twin-engine
aireraft, which provide corporate personnel transportation to and from other
airports in the mid-Atlantic states. In 1980 there were approximately 131,000
operations {landings and takeoffs), making this Airpark the second busiest general
aviation facility in the Washington metropolitan ares.

The Alrpark’s runway is oriented northwest o southeast. (See figure 11.) The
preferred takeoff is to the southeast {(Runway 1&) wnen the wind is from the east or
south, or when there is no significant wind biowing. Runway 32 is used when the
wind is from the west or north. The prevailing winc conditions around the Airpark
dictate use of Runway 32 for approximately 62 sercent of the takeoffs, and

Runway 14 for the remaining 40 percent.

Established flight paths in the vicinity of the v.ntgomery County Airpark are
based on a racetrack pattern with the backstreteh, &r cownwing ieg, paralleling the
runway to the northeast. Incoming flights enter the naitesn at the far turns of the
racetrack pattern. (See figures 12, 13.) Pilcls taxing ©ff toward the northwest
usually make a tight, 20~degree right turn over Sacu‘er Schoo! Road in order to
avoid overflight of the existing residential area. This atypical flight path, known as
the "Gibson turn,” was established as residentia. zeveicoment began to appear

around the airport.

Ssturday is generally the busiest day of the weex a% the Airpark. The busiest
days of the year are usually Saturdays in May, June, ang July, since there are more
hours of daylight during these manths.

The operation of an airpark raises many planning concerns, in particular noise
and safety Impacts on surrounding land uses. Detziled studies concerning both
issues are included in the Technical Appendix. The conclusions of these studies are

as follows:

s Noise and safety impacts, although Important, are not severe encugh to
justify relocating or terminating the Airpark’s operatian;

Al
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'} Land use proposals in the Airpark vicinity should lecate non-residential
uses in noise-impacted areas; and

. While the likelihood of planes crashing into homes is extremely rembte,
residential development in the vicinity of the Airpark should, if
possible, provide contiguous open space for possible emergency landings..

This Plan supports the designation of an Airpark Noise Zone by the State
Aviation Administration {(SAA) and the Montgomery County Revenue Authority.
This Noise Zone will include any area of land surrounding the airport within which
the cumulative noise exposure level will be equal to or greater than the standard
set for cumulative noise exposure {65 dBA Ldn for residential uses). The SAA will
adopt the Noise Zone following public hearings and local governrment review. It
will include a Noise Abatement Plan to ensure, insofar as possible, that the
projected noise contours will be reduced to levels compatible with existing and
planned land uses in the vicinity. This Noise Abatement Plan will use the land use
and zoning recommendations of this Plan as the basis for developing its guidelines.

Listed below are examples of .the general types of noise abatement actions
which the Revenue Authority might review and analyze for possible inclusion in the
MNoise Abaterment Plan.

Increase pattern altitude.

Modify runway and flight path use.

Restrict noisy maintenance operations.

Relocate runways or certain types of operations.

Acquire property when other noise abatement measures are not
possible. o

To assure that noise problems are promptly identified and addressed, the
Revenue Authority should consider the following programs: s

- noise complaint hot line;

- noise monitaring;

- full-time noise abatement staff; anc ‘

- airport operations advisory committee with both user and com-
munity representation.

This Plan has channeled non-residential uses to properties lying within the 60
Ldn noise contours. A new zoning category, the I-4 Zone, was developed to address
the problems related to industrial land use in this part of the Study Area.

This Plan recommends against any future extension of the runway because of
the potential impact on future land use and on existing residential development.
This recommendation is not intended to inhibit the Airparx's operational expansion,
however, and relates only to physical expansion. In evaluating any proposals for
facility or operaticnal modifications that mignt emerge from the SAA study
regarding the establishment of an Airport Noise Zone, it will be necessary to
determine their potential conseguences--as well as their intent--in terms of safety,
noise, and operational capacity. Therefore, no physical improvemerits or changes
should be made to the Airpark pending the completion of the SAA study.

A Task Force has been established by the County Council to assess the
importance {(or necessity) of having an airpark located in Montgomery County and,
if an airpark Is deemed important, to evaluate its current location and either

Al
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develop recommendations for strengthening support for its current location or
recommend alternative locations. The land use pattern proposed by this Plan
should be re-examined in light of the findings of the Task Force.

Relationship of Airpark to Rock Creek Planning Area

Recent SAA studies show projected noise for the year 2000 to be at levels
{less than 60 dBA Ldn) which would be acceptable for residential development for
ail but a small portion of the Rock Creek Planning Area. This Plan reflects these

noise projections.

This Plan supports light industrial land use in accord with the Low-Intensity,
Light Industrial (I-4) Zone for 72 acres in the Rock Creek Planning Area that is
partially affected by Airpark noise. A buffer between industrial and future
residential uses will be provided through the requirements of the 1-4 Zone. The
permitted building and parking coverage on this parcel may be further constrained
as a result of additional environmental analyses. The Rock Creek Master Plan
recommends a water/sewer policy for the I-4 area and discusses land uses in this

area in more detail.

The Transportation Plan recommends that a new arterial roadway, Airpark
Road Extended (A-268), be built through the Rock Creek Planning Area. The
proposed road would extend from the existing Airpark Road paraliel to Muncaster

Mill Road from MD 124 to proposed Shady Grove Road Extended. (See the -

ransportation Plan Chepter for additional information.) Without this roadway,
Muncaster Mill Road between MD 124 and Shady Grove Road would operate at an
unacceptable level of service given the projected traffic volumes generated by the
full development of the Gaithersburg area as envisioned by this Plan.

The impact of this road on surrounding:land use has been studied as part of
the Rock Creek Master Plan Amendment process.

LAND USE AND ZONING RECOMMENDATIONS BY DISTRICT

The Land Use Plan for the Airpark Study Arez is shown in figure 14; the
Recommended Generalized Base Zoning is shown in figure 15.

Like the Shady Grove West Study Area, the Airpark Study Area is so large
that it must be divided into districts for purposes of planning analysis. These
analysis districts are as follows:

® Midcounty Highway District
. Flower Hill District
] Airpark District

The boundaries of these districts are shown on the Airpark Area Analysis Areas
map (figure 16). Table 3 Is a zoning summary by analysis area.

Mideounty Mighway District

The Mideounty Highway District includes Analysis Areas 1 through 13. These
properties, all lying south of Emory Grove Road, will be affected by their proximity
to the proposed Mideounty Highway. The design of this and other highways planned
for this zrea should consider the need for noise abatement and protection of stream

valleys.
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MONTGOMERY COUNTY AIRPARK
AIRCRAFT FLIGHT OPERATIONS-NORTH OPERATIONS'

<o_':: North Departures {Takeotf)
ﬁ North Approach (Landing)

. Approzimate Overflight Area While in Flight Pattern

*Runway *3%
* £lLight Fattern Altitude Is Approximately 600" Above Ground Elevalion

APPROVED & ADOPTED GAITHERSBURG VICINITY MASTER PLAN @NORTH Flg 12

Monigamery County Marylane V‘ sanusary, 1885
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 MONTGOMERY COUNTY AIRPARK
. AIRCRAFT FLIGHT OPERATIONS-SOUTH OPERATIONS’

i ﬁ South Departures (Tekeotf)
b (& South Approach [Landing)

Approximate Overflight Area While In Flight Pattersn

*Runway =14
‘Ftighe Pattern Altitede 1 Approximately 600" Above Ground Eievation

APPROVED & ADOPTED GAITHERSBURG VICINITY MASTER PLAN
Montgomery County Marylane T vanuary, 1985
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TABLE 3

AIRPARK ANALYSIS AREAS
SUMMARY OF ZONING RECOMMENDATIONS

p] 2 3 4 3 &
Potential Net
Anatysis Recommended Units TOR's
Area Ex'isting Zming ) Reccmme_ndeél Over Base
Number Acreage Deveispment Base/Optional Base/Optional Density
MIDCOQUNTY ~IGHWAY DISTRICT )
i 1 1 single family R-200 zf2 9
2 z 171 townhouses R-30 & RT-12.5% 233/231 b o
60" garden apts. '
3 9 17 single family R-5¢ 32/32 g
+ thurch
4 g vacant R-90/7DR-5 28/40 iz
5 16 vacant R-60 80780 ¢
& 5 vacant R-95/TDR-5 18/2% 7
7 80 vacant R-90/TOR- 62 288/480 152
g 54 vacant R-9G/TDR-6 154/32¢4 130
5 3 1 single famity R-200/TDR-5° 6/15 )
10 25 100 singie family R-80 108/100 ]
11 10 vacant schoo! site R-200 20/20 g
iz Z7 i2 single family R-200/70R-¢ 97/15 il
13 {city of Gaithersburg not included in caleulations)
TOTALS 255 ' 1096/2457 V361
FLOWER =HLL DISTRICT
14 42 Upper County Community R.60 o g
Center, Longview Special
School, parkland
i5 27 vacant R-62 135/135 g
16 ig vacant; Flower Hiil R-&0 50/50 I
1T & 1B 23 vacant; Flower Hill R.20/TOR-5 837115 3z
19 17 13 single family R-20G 34134 o}
20 8 6 single family R-200/TOR-& 6132 1ié
1 Densities indicated gre the rmaximum permissible, without the bonus for provicing Mederately Priged Dweuing Unizs

{MPDUI's).
20% and opticnal development standards and uni

z The Plan recommends single family detached units &t 4 un

Preserve.

Any subgivision of 30 or moere units must inclu

de 12.5% MPOU's, in which

7 If developed in combination with other property, the Plan recommends TOR~5.

case e density increase of up to
P iypes are permitted. Densities do not refiect ciuster densities,

its per atre near the town of Washington Grove's Forest

¢



[ETA 4

Hoaiy 6 Corapan

2004 Rand ke

v B 200 MR TEG

wirg i 106% 1 Meyeuit 117051
MONTSSMER] CoUNTY ARPARK MD
@il BB MsL VY W /32y

o
7

q4zez’ v 25




Y B AHRUSIL EEDM V00N 1 BUISGE PR
¥ AR QE VOO S . puary
ES-GO WD SELC-HE e G0y 2 ] phfmuy
V50 St AL VU W ORI Py
VDRI ZRSD-CO0TH I OSSR Fevay
5040 ERITURL L1300 2L PEOE T SRRy
bt SRS GO0 SR YOUTILETD pprany
TB1E1 TDU 0 SCKDA 0 BN, Pepuay
BAE-ED MU 120400 U 915 Pepubasy
LI BT L2 DDOEET SIOTIEAG A

S wey - TR
sl ey ¢
R

At estap e o,
EET TP N
IR MU 00 -

e 2 (s 2
ey
BYEHY N Y0035

VHEY TV EE
e sy

NEAY IVARFIRAS

Lt

<y s -

VHEV NVEMNENS

g

VHRY NVEEN

aNI5dT

Aruneq nepisg

00T Tt Jogumnagy pasepd(y

deyy usig as)) puey sduey-Buo]
uejd sasusypadmwo) ¢o07
ALNDOD AVIT M BONTHEL

g
o i

i

i A D by s postoss |

T A QARSI 25 oL AR i o 3 GO S0
K o 00 0 2 U

At 1), KOG T UL B, ATy S By 1 1 )
ARSI AN [ 30y 8573 SO ISPV LI

BP0 IO WSS mERINg ALINED 50 P
wwamog

Gl | m oy djuon

Aunag sy

-
/
Ik
!
Ji

Ny

)

A7



AR}

Z




U gty

ESEPR iy wadey oy sy

ey

(0 BAKG g PN pawsag]

e sl

ueEpanyy fA (3 PRI Y AT G AUROSIRE LN,

HOEM ALNNGO

1A A e Ry

(A 0 Py

VIV VIO

S WIS AR

VIV TVUE-TINGS

(2t} STtz pory o) PO Tang

uAs
[T WO (RIS Drg g LOREFS)

SO0 By s Sople Ay

IS CURPAL JATEApISY BuRqUG -

(HYE} U {pRoapsay uogeny

B PR fluagy

(J337 rrmA)ds:

[t s3may ieuskopliy apaexaly

YHIV NVHUNENS

(00} [PYrRmmmn y Fumigy

1200 ey

LAY SRR

YdEV NVEdn

wuoiEay

ANHDHET

ARG xepred

S00T “TT 19qusosq pe
deyl uejg aspy pue| :8uey-&
uejd samstaysaduo)y ¢



Map Output

Page 1 of 2

PWC-GIS CountyMapper

i

N T
-
.

2008 Prinee Witham Launty
Aerial imegary © 2004 Prines Wililam Lounty

The infermation contained on this page Is not to be censtrued or used as a legal description. Map information is belie:
accdrate but accuracy is not guaranieed, Any errors or omissions should be reported to the Prince William County Gt
information Systems Division of the Oftice of information Technology. ln no event will Prince Wiliam County be liabt
damages, including loss of data, lost profits, business interruption, loss of business information or other pecuniary foss t .
arise from the use of this map or the information it contains.

480

http:/fwww4 . pwegov.org/pwemap030/ims?ServiceName=cmapper_public&ClientVersio...  11/20/2006



« Map OCutput

PWC-GIS CountyMapper

Hoad Cantedings
Efmrabve
i St Rz
L Bport Flamg
Ecianiamy Hagnaay
L B
e ey

- Hydmgraphy
Hydrography
fliesh

http:/fwww4.pwegov.org/pwemap030/ims?ServiceName=cmapper_public&ClientVersio...

Map Lagengd

gy Padke

L

Paning

) Agruines

Bt faorprsd Buprnms

3 Heigimanod Beinms
B3 e Baswnd
W b Trornprndon
341 Sy behmine

5.3 L beheri

(RFs {iiaFien

M 3 High B (e
LH8 ) Adich Pl (e

iaH

fre ]

PAE Pamvesd Yo (e
PRI it M
e

2 Drmnlirs i 1 e
F.d & Dol pe 1 e
Ff % Trenliign piv Y anea
16 18 Drealimgs per 1 gow

EERa0 O

Men Nov 20 14:07:18

B B A Ceasiiage pe
Eze

FA1 ot Hlone Pat
FR-1 1 Dreuilng g 1 2nmn
S5 1 Dreoslliig g S amewn
PED Gsrnens Trans
T S
Susillinng

P Wilarn: Cowsy

ik il T

A3l

11/20/2006



DullesAvi

atioh’lnc

Ly
& 20

A
a0g. T

192" Mol
zoy Hol/ B R
ey e/ B4 B

§ Google

15434 01

[y

%

|

Eye

MANASSAS RrEaAL VA
Sien v o
_.VA _gm

e

‘alt

HEF

%, K

g, £ :

G ¥, :
o ; g .
w7 & 3
) i .
& T
w5 kY

by
(22008 Rand MoKady & Compary 2 200§ HAVTER




LETE

]

2 e

Fegriz Ot

Suburban . =
Famity Spros E

L

Fatmmnas 7

frvermess
Gak Cluk

Invaimess Wy E

a3y Phiey

James “m Easey By

= Gompak Bl S
.-w.. ©
: Ja :
. i
i
.Tu,;.. .
v Filbud 2 .
o) ) ._‘O,_Llit.
tlasen £t FEtm A
i &
™ . £
Vehridian ? x 7
Golf Gk "o s
Bitch & F =
3
i - £
1.0 km
E1) .
92096 Rand MeNakty & Compar i o Y

j |1 /500 - Eyea ‘

CENTENRKL  ATERORT, concRAmd _ ..
SERR M5 . m

m,_zj‘ E.vm sl ~ 0,00z’ ¥ 100

g EE/BSL - oot o ﬁm

vy /28 - Heee’ ¥ S



DATE: November 30, 2006

TO: Board of Supervisors
FROM: Joe Gorney, AICP -
SUBJECT: CPAM 2006-0002, Crosstrail

During Crosstrail deliberations, Board members queried staff regarding mixed use
developments and their adjacency to airports. In response, staff has profiled several
airfields in the greater Washington DC Area. Staff also examined a study
commissioned by Prince George’s County, Maryland, which assessed land uses
adjacent to the four airfields within their County limits. Additionally, staff has questioned
numerous pilots, flight instructors, FAA personnel, airport managers, and staff regarding
their first-hand experiences in their respective communities. These discussions are
profiled in the attached materials.

Lastly, staff has included an explanation and map of the flight patterns at the Leesburg
Executive Airport and the overflight potential of the Crosstrail property. Some limited
information was provided by a Peterson Company consultant at the November 20, 2006
meeting regarding one particular approach and missed approach path. Such an
approach and missed approach path represents one particular circumstance. The
applicant’s consultant did not discuss the other numerous overflight occurrences. A
compilation of overflight occurrences is included as an attachment to better explain the
extent of flight operations surrounding the Leesburg Executive Airport.

Attachments:

1. Land Uses Adjacent to Airports
2. Leesburg Airport Flight Patterns
3. Flight Patterns Map

ATTACHMENT 4 >

ASH



LAND USES ADJACENT TO AIRPORTS

Airport Land Use Compatibility and Air Safety Study (Prince George’s County)
For the Maryland-National Capital Park and Planning Commission
November 10, 2000

National Findings:

Noise, annoyance, and pollution from aircraft operations have led to discomfort and litigation.

Fven when homebuyers knew about the airport locations before buying homes, they have taken
actions to seek damages, from claims of nuisance to allegations of inverse condemnation, saying that
authorities have allowed situations to develop which deprive residents of a quiet environment and
which negatively affect the financial value of their homes.

Federal aviation policy does not seek to regulate land use in local communities unless such use falls
within the confines of the limited federal jurisdiction as to overflight rights, noise, protrusions of
structures into the air, and situations where air safety is clearly compromised.

Local governments sometimes erroneously believe that if a proposed development does not run afoul
of federal aviation standards and areas of limited federal jurisdiction (such as 65 LDN contour lines),
then any other proposed land uses are acceptable.

The Role of the Federal Aviation Administration (FAA)

The FAA is the primary federal agency charged with air safety regulation and the development and
operation of the nation’s air traffic control system.

It regulates airports, airways, pilots, mechanics, and air controllers.

It participates in the regulation of aircraft manufacturers, fixed base operators, aircraft repair
facilities, and related matters.

The FAA does NOT undertake to enact or enforce local land use controls and leaves these issues to
local governments.

Factors to consider within Prince George’s County:

The four (4) General Aviation (GA) airports in the County all have distinct problems related to safety,
noise, and vertical penetration. The airports include:

»  Potomac Airfield

=  Washington Executive/Hyde Field

= (College Park Atrport

= Freeway Airport

Most of the GA airports were in place years before population pressures and developer actions began
surrounding the airports with housing and commercial developments.

Aircraft owners and users grew in numbers not forecast by local planning authorities.

Local councils and commissions likely believed that if an airport operation met minimum FAA and
state standards that the safety of residents and aircraft operators was not being compromised by
developments in close proximity to existing airports.

In some cases, the local government did not act in concert with long-range master planning.

Prince George’s Findings & Recommendations:

Potomac Airfield
« It is recommended that the M-NCPPC buy or condemn the airport or acquire the residences in the

Accident Potential Zone.
» 1t could also help the operator to make operational changes by modifying the Special Exception

under which the airport operates.
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e  Washington Executive/Hyde Park

Reliever airport to Reagan-Washington National. Eligible for federal funds. (Note: the reliever
status of the Washington Executive Airport has since been rescinded and it is no longer eligible
for federal funds).

Work with the owner-operator to obtain federal funds for the airport development.

Through various actions and mechanisms, the Commission can pre-determine the future uses of
properties surrounding the airport.

e College Park Airport

As owner-operator, M-NCPPC can implement changes at the College Park Airport and provide
valuable input and guidance for the University of Maryland development plans for the airport

area.
The Commission may be able to act to preclude future incompatible uses of surrounding

properties.

e Freeway Airport

It is recommended that the M-NCPPC buy or condemn the airport or acquire some of the property
in the nearby proposed subdivision in the Accident Potential Zones. The proposed subdivision
would put residences directly in the path of the runway.

The Commission could also create more airport-compatible land uses in the in the subdivision by
working with the developer to revise the layout of the subdivision.

Prince George’s County has since adopted Zoning Bill No. CB-51-2002 on May 21, 2002 regarding
General Aviation Airports and Aviation Policy Areas. It largely follows the recommendations contained

in the preceding Land Use Compatibility Study.

Centennial Airport, Arapahoe County, Colorado (Southern Denver Area)
Noise Program

http://www.centennial-airport.com/noischome.htm

s Airport Background
o Centennial Airport is a General Aviation Airport generally surrounded by other industrial and
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commercial uses.
One surrounding jurisdiction has adopted land use compatibility guidelines. Another has not.

Centennial Airport has a full-time employee to manage the noise program.

¢ Noise program measures include:
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A noise hotline.

Email submission of complaints.

Coordination with air traffic controllers and pilots.

Meetings with homeowners associations.

Portable noise receptors, which are available to homeowners, that record noise levels over a 7-day
period.

Management of a Part 150 Study, an FAA-approved program to analyze noise and suggest means
to minimize its impact.

Pilot guides, which profile noise mitigation efforts and procedures.

Sample avigation easement language available to all jurisdictions.

Recommended airport disclosure for home buyers.

Investigation of complaints, including requests for radar images from the Denver International

Airport.

* Noise Complaints



Through October, Centennial received 9,420 complaints from 206 households.

One household had submitted over 2,000 complaints for the year.

Eliminating the top and bottom 5 households resulted in 1,378 complaints.

Centennial analyzes noise complaints for various sectors within 5 miles of the airport, from 5 to
10 miles from the airport, and outside of 10 miles. All areas recorded noise complaints, even
outside of 10 miles.
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Frederick Municipal Airport, Frederick, Maryland
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Frederick is a general aviation airport similar to Leesburg.

It handles corporate clients, such as Bechtel.

Plans, policies, and zoning preclude mixed-use development in the vicinity of the Airport.
Recent rezoning and draft plans call for a continuation of light industrial and commercial uses,

Montgomery County Airpark, Gaithersburg, Maryland

Montgomery County is a general aviation airport, largely surrounded by light industrial uses, roads,
and park lands.

A rezoning for an age-restricted residential development of approximately 100 acres north of the
Airport was recently denied.

The airport receives noise complaints for residential areas. One of the most active neighborhoods is
approximately 1%z miles from the Airport.

Issues Raised

The following points were congistently raised by the respective FAA staff, City staff, County staff, and
airport operators:

FAA standards are minimums and a starting point for land use compatibility measures. The FAA will
not comment beyond these minimal standards. Compatible land use around airports is the
responsibility of the local jurisdictions.

Airports are most often surrounded by multiple jurisdictions. They are therefore more difficult to
protect from encroachment than if they were surrounded by a single jurisdiction.

Changes to flight operations to avoid the overflight of incompatible uses leads to decreased
efficiencies and decreased aircraft safety.

The first purchasers of a house are gencrally aware of the presence of a nearby airport due to
disclosures. Subsequent buyers might receive no notification. There is a delayed impact to residents
after houses change hands and aviation activity increases.

Airports are regional economic generators.

Airports can be likened to industrial uses.

Noise contours are based on a computer model and reflect averages of the most severe annoyarnce.
Impacts will occur outside of these contours. Individual noise events from general aviation activity
outside of these contours can be expected to cause significant annoyance.

Language requiring Compatible Land Use measures (Item # 21) is included in federal grant
assuUrances.
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LEESBURG AIRPORT FLIGHT PATTERNS

Background

The attached map represents a compilation of the many circumstances under which aircraft
operate at the Leesburg Airport.

Sources of the information came from interviews with pilots who operate out of Leesburg
Airport, flight instructors at the Leesburg Airport, Airport staff, FAA-approved approach
procedures, and direct observation.

When winds are out of the north, aircraft will land to the north (Runway 35). The runway
numbers roughly equate to the approximate magnetic bearing of the runway: in this case
350°.

When winds are out of the south, aircraft will land to the south (Runway 17).

Flight tracks are dependant upon a number of factors including winds, airspeed, the number
of aircraft in the traffic pattern, and pilot proficiency. The faster the aircraft, the wider the
flight pattern.

All tracks are approximate. Aircraft move in an airmass. Unlike motor vehicles on a road or
train on a fixed guideway, aircraft are not physically restricted to a particular track or
altitude.

Overflight of the Crosstrail property is expected from both IFR (Instrument Flight Rules) and
VFR (Visual Flight Rules) traffic.

Overflight Situations

Overhead Pattern

o VFR traffic generally follows an overhead racetrack pattern using left-hand turns for both
takeoffs and landings.

o The inner most track depicted on the map represents the closest pattern that could be
flown by the slowest speed aircraft. An average flight pattern could generally be
considered as the second pattern depicted, or the Inner Track of a Twin Engine
Turboprop.

IFR Departures, Runway 17

o Instrument departures from Runway 17 are one of the primary overflight situations for
the Crosstrail property and the situations with some of the greatest noise impacts.

o Air Traffic Control (ATC) will direct departing aircraft to execute a right turn as soon as
possible to avoid the Terminal Control Area for Dulles International Airport and proceed
to the northwest. These measures are largely to deconflict Leesburg and Dulles air traffic
and to avoid mid-air collisions.

o Following takeoff, aircraft will execute their right tum once they have accelerated
sufficiently. Tums are generally initiated anywhere from the center of the runway to the
end of the runway and beyond, depending on aircraft performance and speed.

o Turns after takeoff are performed at high power settings, which results in some of the
greatest nolse impacts.

o After the right-hand turn, aircraft will usually proceed to the STILL intersection. The
STILL intersection is a point in space approximately 11 miles north-northwest of the
Leesburg Airport defined by specified radials emanating from two navigational aids.

ATTACHMENT 4 (. 4
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IFR Arrivals

o These arrivals are generally flown to Runway 17.

o For Runway 17, aircraft fly from the northwest directly to the runway and will not
overfly the Crosstrail property on the approach.

o Aireraft could technically arrive from the southeast and fly directly to Runway 35 but
they would have to get clearance to fly through the Dulles Terminal Control Area, a rare
occurrence. Aircraft wishing to land on Runway 35 would be far more likely to fly an
instrument approach to Runway 17, sidestep from the runway centerline to the west, and
circle around to land on Runway 33.

VFR Arrivals

o Runway 35 - From the west, aircraft will generally aim for the center of the runway and
ultimately join the overhead pattern at a 45° angle.

o Runway 17 — From the west, aircraft will generally fly across the center of the runway
and join the traffic pattern to the east of the runway.

Helicopters — MedEvac helicopters fly from their parking area at the Leesburg Airport

directly to their destinations. They quickly cross the runway to avoeid conflicts with

airplanes. For flights to the west, they will overfly the Crosstrail property.

Noise Considerations

Overflight is largely a concern due to noise. Single event noise from one aircraft overflight

can greatly exceed average noise levels. Low level noise from overflights can also cause

annoyance.

Noise is also generated from the aircraft ramp.

o Noise impacts occur during pre-flight checks, when engines are operated at high settings
for one or two minutes and aircraft systems are checked.

o Turboprop aircraft also “feather” their props resulting in shifting noise pitches during pre-
flight checks.

o Noise impacts also occur during extended engine runs on the airport ramp for
maintenance work.

o Noise from engine run-ups is audible from the Crosstrail property.



Flight Patterns
Leesburg Executive Airport
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County of Loudoun
Department of Planning

MEMORANDUM

DATE:

TO:

FROM:

SUBJECT:
Centers

November 29, 2006 (revised)
Board of Supervisors

Susan Berry Hill, Project Manager

CPAM 2006-0002, Crosstrail — Comparative Information on Town

At the November 20, 2006 Board of Supervisors, Committee of the Whole meeting, staff
was asked to provide project data on various town center projects including the Reston
Town Center and the Washingtonian. These general statistics were compiled on the
following town center projects.

Crosstrail Reston TC | Washingtonian | KSI Lansdowne
Village
Greens
Project Area 112 ac. 85 ac. 24 ac. 150 ac 58 ac.
Hotel Combined with | 1M sf. 210 rooms Space No hotel
Office reserved for
future hotel
Office 500K —1M sf. | 215M 1M sf. 208K sf. 155K —
sf.* 225K sif.
Retail 370K-700K sf. | 315K sif. 300K sif. 464K sif. 150K —
220K sf.
Residential 482 d.u 1034 d.u. 84 d.u. 635 d.u. 390 d.u
FAR .35 .94 27

*Note: Correction made to the memo originally dated November 29, 2006 to change 215
million square feet to 2.15 million square feet.






